
TOWN OF FLETCHER 

PRESTON BLAKELY 
MAYOR 
 
MARK E. BIBERDORF 
TOWN MANAGER 

 

COUNCIL MEMBERS: 
JIM PLAYER 

TREVOR C. LANCE 
KEITH REED 

AMBER MCKINNEY 

Town Council Agenda Review 
March 2, 2026 at 6:00 PM 

  

Call the meeting to order at: 6:00 PM 

Moment of Silence: 

Pledge of Allegiance: 

Public Comments: 

“We will strive to uphold each citizen's First Amendment right to free speech. We will ensure a 
level of civility and decorum. We ask that all speakers be respectful and adhere to the three-
minute time limit. Council is not expected to debate/discuss issues during public comment.” 

Approval of minutes - corrections, additions or deletions 
  1) Regular Meeting February 9, 2026 

  2) Special Call Meeting February 16, 2026 

Council Updates 

Consent Agenda 
  3) Tax refunds/releases 

  4) Approval of Spring Litter Sweep Proclamation P-26-01 for annual litter sweep which 
runs from April 11, 2026 through April 25, 2026. 

  5) Approval of Budget Amendment #3 to FY 25/26 Budget Ordinance for fire departments 
prior year adjustment. 

  6) Approval of Budget Amendment #4 to the FY 25/26 Budget Ordinance for storm water 
expenses. 

  7) Approval of audit contract for FY 25/26.  

Discussion Items 
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  8) Overview of the Hurricane Helene project fund — Heather Taylor, Assistant Town 
Manager. 

  9) Discussion and update on potential annexation of property for an additional ABC Store. 

  10) Recommendations for Surplus Unassigned Fund Balance - Mark Biberdorf, Town 
Manager 

  11) Discussion — Regulatory Considerations for Data Centers within the Town’s Zoning 
Jurisdiction — Tyler Morrow, Planning and Zoning Director 

  12) Town Center update on meeting with Lewis Real Estate Group - Mark Biberdorf, Town 
Manager 

Town Manager Report 

Department Reports 
  13) February Reports 

  14) Closed Session per NCGS 143-318.11 (4) Industrial Matters.  

Adjourn 

Upcoming Events 
Regular Meeting March 9, 2026 at 6:00 pm 
Budget Retreat Meeting March 24, 2026 at 8:30 am 
Easter Egg Hunt March 28, 2026 
Shred/Pill Drop event Saturday, April 25, from 9:00 am to noon. 
Agenda Review Meeting April 6, 2026 at 6:00 pm 
Regular Meeting April 13, 2026, at 6:00 pm 
LGCCA April 21, 2026 at 3:00 pm "Flat Rock" hosting 
 
 

"This Institution is an equal opportunity provider." 
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Town of Fletcher 
Town Council Regular Meeting 

Minutes 
February 9, 2026 

  
Call the meeting to order at: 6:00 PM 
 
NOTE:  This meeting was held in the Multipurpose room due to the council room being 
unavailable. Therefore, there is no video or voice recording available of these minutes.  
 
 
Those who were in attendance are as follows: 
 
Mayor Preston Blakely 
Councilmember Jim Player 
Councilmember Keith Reed 
Councilmember Amber McKinney 
Town Manager Mark Biberdorf 
Planning & Zoning Director Tyler Morrow 
Tax Collector Susan Heafner  
 
Mayor Pro-Tem Trevor Lance did not attend this meeting.   

Moment of Silence: 
 
Mayor Blakley led the group in a moment of silence.  

Pledge of Allegiance: 
 
Mayor Blakely led the group in the pledge of allegiance.  

Public Comments: 
 
No comments were made at this time. 

Approval of minutes - corrections, additions or deletions 

Agenda Review Meeting January 5, 2026 

Regular Meeting January 12, 2026 
 
Mayor Blakely asked if there were any corrections, additions or deletions to the minutes, and if 
not, do I have a motion to approve the minutes as presented?  
 
Councilmember Jim Player motioned to approve the minutes and it was seconded by 
Councilmember Keith Reed.  
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Motion all in favor. 

Council Updates 
 
Mayor Blakely commented on the Father Daughter dance and how great it was. Parks & 
Recreation did a wonderful job.    He also stated that he wanted to thank public works and the 
police department for all the work they did during the ice and snow storms. 

Consent Agenda 

Tax Refunds/Releases 

Approval of Budget Amendment # 2 to the FY 25/26 Budget Ordinance. 

Notice to terminate expiring contract with Mills River Fire & Rescue - Mark Biberdorf, 
Town Manager 

Approval of an award in the amount of $250,846.10 to C & T Paving, LLC for a street 
resurfacing project. 
 
Mayor Blakely asked if there were any questions on the consent agenda and, if not, do I have 
a motion to approve the consent agenda?  
 
Councilmember Keith Reed motioned to approve the consent agenda, and it was seconded by 
Councilmember Amber McKinney.  
 
Motion all in favor. 

Discussion Items 

Presentation of mid-year tax collector's report and permission to advertise delinquent 
taxes per NCGS 105-369 - Susan Heafner, Tax Collector.  
 
Tax Collector Susan Heafner went over the mid-year tax collector's report and answered 
questions that the council had for her.   
 
Discussion Followed: 
 
Mayor Blakely asked for a motion to approve the mid-year tax collectors report and to give the 
tax collector permission to advertise 2025 unpaid tax liens in the Hendersonville Lightening on 
March 18, 2026.  
 
Councilmember Jim Player made that motion, and it was seconded by Councilmember Amber 
Mckinney.  
 
Motion all in favor. 
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Town Code Text Amendment – Entry Gates (25-04-CTA) – Tyler Morrow, Planning & 
Zoning Director 
 
Planning & Zoning Director Tyler Morrow went over the recommended changes to the 
ordinance for entry into gated communities by first responders and answered questions that 
council had for him.    
 
Discussion Followed   
 
Mayor Blakely asked for a motion to open the public hearing. 
 
Councilmember Jim Player motioned to open the public hearing  and it was seconded by 
Councilmember Keith Reed.  
 
Motion all in favor. 
 
Mayor Blakely asked for comments from the public at this time.   
 
There were no comments at this time. 
 
Mayor Blakely asked for a motion to close the public hearing. 
 
Councilmember Keith Reed motioned to close the public hearing, and it was seconded by 
Councilmember Jim Player.  
 
Motion all in favor. 
 
Mayor Blakely asked council what their thoughts on this. Do we have a motion to approve or 
deny the changes to the entry gate ordinance?   
 
Councilmember Jim Player motioned to adopt an ordinance amending the official Town of 
Fletcher Town Code, creating Chapter 96 “Entry Gates” based on the following: 
  
1. The petition is found to be consistent with the Land Use Plan based on the 
information from the staff analysis and the public hearing, and because: 
  
The petition aims to “develop a safe and efficient means of transportation that will provide ease 
of movement throughout the town.” 
  
2. We find this petition to be reasonable and in the public interest based on the 
information from the staff analysis and the public hearing, and because: 

1. The proposed text amendment establishes clear, consistent standards for all gated 
developments, providing predictable expectations for both emergency services and 
developers. 

2. The proposed text amendment enhances safety assurances for individuals who live in or 
work within gated developments. 
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And the motion was seconded by Councilmember Keith Reed.  
 
Motion all in favor. 
 
  

Discussion on possible voluntary annexation of parcel # 10011304 into the Town of 
Fletcher to be leased for an additional ABC store within the city limits.  
 
ABC Board Member Brandon Olsen gave a presentation on the annexation of the proposed 
property for their 2nd ABC store.   This is an outparcel located in the new Ingles shopping 
center on Hwy 25.  
 
Discussion Followed: 
 
Council would like to continue discussion on this next month, when Mayor Pro-Tem Trevor 
Lance will be at the meeting to get his thoughts and ideas on this.   
  

Recommendations for surplus unassigned fund balance - Mark Biberdorf, Town 
Manager 
 
Town Manager Mark Bibedorf went over some options as to what to do with the excess funds 
in the unassigned fund balance.   
 
Possible options are as follows: 
 
1) Sewer project on Westfield Road, North Hudson Lane & Dogwood Terrace. 
2) Greenway Extension 
3) Pay down principal on existing debt.   
 
Discussion Followed:   
 
After some discussion council may be interested in using the funds for the sewer project but 
agrees some updated cost estimates are needed.  
  

Potential voluntary annexation of subdivision planned for Burney Mountain Road - Mark 
Biberdorf, Town Manager 
 
Town Manager Mark Biberdorf gave an overview of a new subdivision coming to Burney 
Mountain Road in the near future and the possibility of annexation into the town limits.  Part of 
the property (subdivision) is within the town limits and the other part is in the ETJ.  So the town 
would already be providing services to the part that is actually within the town limits.   
 
Discussion Followed: 
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Town Manager Report 
 
There is a developer that is looking at 3 parcels on Underwood Road to build affordable 
housing.  It would be 4 buildings with 115 units.  They are looking at loans that will give them 
some tax credits as well.  This property is currently zoned C2 and would have to be rezoned as 
special use if they decide to move forward with this.   
 
I know I told you that we put out RFP's for operating the concession stand this year, and we 
received 3 proposals.  The committee is supposed to meet tomorrow to review the bids and 
make a decision.  We will probably need to have a special call meeting to approve a resolution 
for the lease and authorize a contract as the plan is for them to start in March.    Please look at 
your calenders and see when you may be available for a brief meeting.   
 
Tyler and I will be meeting with the former developer (Lewis Real Estate) on our Town Center 
project who has a new investor that is interested in our property on 25.   
  

Department Reports 

January Reports 

Adjourn 
Mayor Blakely asked for a motion to adjourn 
 
Councilmember Jim Player motioned to adjourn and it was seconded by Councilmember 
Amber McKinney 
 
Motion all in favor. 
 
Adjourned at: 7:05 pm 

Upcoming Events 

Agenda Review Meeting March 2, 2026 at 6:00 pm (Multipurpose Room) 
Regular Meeting March 9, 2026 at 6:00 pm 
Budget Retreat Meeting March 24, 2026 at 8:30 am 
Easter Egg Hunt March 28th, 2026 
Shred/Pill Drop event Saturday, April 25, 2026 from 9:00 am to Noon. 

  
Approved.   
   
Date  Signed 
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Town of Fletcher 
Town Council Special Call Meeting  

Minutes 
February 16, 2026 

  
Call the meeting to order at: 4:30 PM 
 
 
NOTE: This meeting was held in the Community room due to the council room being 
unavailable. Therefore, there is no video or voice recording available of these minutes.  
 
Those who were in attendance are as follows: 
 
Mayor Preston Blakely 
Councilmember Keith Reed 
Councilmember Jim Player 
Parks & Recreation Director Josh Queen  
Town Manager Mark Biberdorf 
 
Mayor Pro-Tem Trevor Lance did not attend this meeting.  
Councilmember Amber McKinney did not attend this meeting.  

Discussion Items 

Review and approval of Resolution R-26-02 for a concession stand lease in Bill Moore 
Community Park for the upcoming 2026 season. 
 
Parks & Recreation Director Josh Queen went over the RFP proposals that were received for 
the concession stand and stated that the proposal from Black Bear pizza was selected by the 
committee.  
 
Discussion Followed: 
 
Mayor Blakely asked for a motion to approve Resolution R-26-02 to lease the concession 
stand at Bill Moore Community Park to Black Bear Pizza.  
 
Councilmember Jim Player motioned to approve Resolution R-26-02, and it was seconded by 
Councilmember Keith Reed.  
 
Motion all in favor.  

Adjourn 
Mayor Blakely asked for a motion to adjourn.  
 
Councilmember Keith Reed motioned to adjourn, and it was seconded by Councilmember Jim 
Player.  
 
Motion all in favor. 
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Adjourned at: 4:34 pm  

  
Approved.   
   
Date  Signed 
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Report
Month

Year 
Adj

Rel
 #

Refnd
 # Taxpayer Reason for Release/Refund

Released Tax 
Amt

Adj Real 
Value

Adj Pers 
Value

REID or 
Abst #

HC BOC 
Approval

2025 TAX YEAR PENDING RELEASES & REFUNDS  
TOWN OF 

FLETCHER
Tax Collectors Office March 2026

Mar-26 2025 22 - ARCHER WRIGHT JV CORRECTING 2025 TAX LISTING FORM TO ACTUAL 1/1/25 13,755.09$     (4,465,939)   3107685 2/18/2026
TOTAL MARCH RELEASES/REFUNDS 13,755.09$     
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P-26-01 
Town of Fletcher 

Proclamation in Support of 2026 Spring Litter Sweep 

 

WHEREAS, the North Carolina Department of Transportation annually organizes a spring 
litter cleanup to ensure that the great natural beauty of our state and our clean 
environment are a source of great pride for all North Carolinians; and 

WHEREAS, the annual cleanup raises awareness of the need for cleaner roads among our 
citizens and children, attracts tourists and aids in the recruiting of new industry into our 
State; and 

WHEREAS, the Spring Litter Sweep roadside cleanup will take place from April 11 - April 25, 
2026, and the Town of Fletcher encourages civic and professional groups, churches, 
schools, families, business and individual citizens to participate by organizing cleanups in 
their neighborhoods; and 

WHEREAS, the cleanup will increase awareness of the need for cleaner roadsides, 
emphasize the importance of not littering and encourage recycling of solid waste; and 

NOW THEREFORE, BE IT RESOLVED, the Mayor and Town Council of the Town of Fletcher, 
North Carolina hereby proclaim a “Spring Litter Sweep” from April 11 - April 25, 2026, in the 
Town of Fletcher and encourage all citizens to participate in making our roadsides clean 
and beautiful. 

 

Adopted this the 9th day of March 2026 

 

            _____________________________ 
                    Mayor Preston Blakely  
                                                                                       

ATTEST 

 

_________________________________ 
Christine Thompson, MMC, NCCMC 
Town Clerk  
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BUDGET AMENDMENT 3 

Original Ordinance # 0-25-04 
Amended on March 9, 2026 

Ordinance # 0-26-04 
REQUEST FOR BOARD ACTION 

TOWN OF FLETCHER 
 
MEETING DATE:   March 9, 2026 
 
SUBJECT:   Budget Amendment 3 
 
ATTACHMENTS:  YES 
 
SUMMARY OF REQUEST: 
 
The Town reviews our prior year’s payments to Fletcher Fire & Rescue and Mills River 
Fire & Rescue to see if we met our contract obligations to them.  Lowdermilk Church & 
Co. provided this Agreed Upon Procedure to verify our payments, and any under or 
overpayments to each fire department. 
 
For the 2025 tax year both Fletcher Fire & Rescue and Mills River Fire & Rescue were 
underpaid due to more taxes levied than budgeted.   Based off the AUP, the Town owes 
$55,187 to Fletcher Fire and $10,673 to Mills River.   
 
The attached budget amendment will adjust the Fletcher Fire Prior Year Adjustment and 
Mills River Prior Year Adjustment line items to account for the underpayment, and using 
Fund Balance Appropriated to balance the remaining portion.  The Town budgeted funds 
within the Fletcher Fire Prior Year Adjustment line item, based off prior history so only 
an adjustment of $31,187 is needed ($55,187-$24,000 already budgeted).   
 
TOWN MANAGER’S RECOMMENDATION: 
 
It would be appropriate for the Board to approve the attached budget amendment to 
increase the Fletcher and Mills River Fire & Rescue Prior Year Adjustment line items, as 
well as use Fund Balance Appropriated to balance.  
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BUDGET AMENDMENT # 3 
FY 25/26 BUDGET ORDINANCE 

Effective March 9, 2026 
 

Account #   Debit   Credit 
        

 
General Fund 
 
Revenues 
 
Fund Balance Appropriated  10-3990-0000            42,490.00 
 
Expenditures 
 
Fletcher Fire Prior Year Adjustment 10-5300-4501       31,817.00 
 
Mills River Prior Year Adjustment 10-5300-4502       10,673.00 
 
 
 
Approved this the 9th day of March 2026 
 
 
 
        __________________________ 
             Mayor Preston Blakely 
 
 
ATTEST: 
 
 
 
______________________________ 
Christine Thompson MMC, NCCMC 
Town Clerk  
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BUDGET AMENDMENT 4 

Original Ordinance # 0-25-04 
Amended on March 9, 2026 

Ordinance # 0-26-05 
REQUEST FOR BOARD ACTION 

TOWN OF FLETCHER 
 
MEETING DATE:  March 9, 2026 
 
SUBJECT:   Budget Amendment 4 
 
ATTACHMENTS:  YES 
 
SUMMARY OF REQUEST: 

The Planning Department is requesting a budget amendment to address non-recurring expenses 
associated with the maintenance and regulatory compliance of the Town’s Stormwater Program. 

In October of FY 2025–2026, the Town underwent its required two-day Stormwater Audit. This 
audit required on-site participation and technical support from McGill Associates for the duration 
of the review. The cost associated with hosting and supporting the audit exceeded initial 
projections and was not fully accounted for in the adopted FY 2025–2026 Stormwater operating 
budget. 

The Stormwater Program’s budget for FY 2025–2026 maintained its standard annual operating 
allocation of $30,000. However, this allocation did not anticipate the increased costs associated 
with the audit year. As a result, the annual budget was expended by December 2025, creating a 
funding shortfall for the period of January through June 2026. 

Staff is therefore requesting a $6,000 budget amendment to cover anticipated stormwater-related 
expenses for the remainder of the fiscal year. The primary driver of this request is the State 
requirement to submit the Town’s updated Stormwater Management Plan (SWMP) and MS4 
permit application by June. While staff has worked to phase the majority of the SWMP renewal 
costs into the FY 2026–2027 budget, certain preparatory work and required documents must 
occur within the current fiscal year. These necessary tasks were not included in the original FY 
2025–2026 budget and cannot be completed without additional funds. 

This attached amendment will ensure continued compliance with State stormwater regulations 
and allow the Town to meet all required deadlines without interruption to the program. 

 
 
TOWN MANAGER’S RECOMMENDATION: 
 
It would be appropriate for the Board to approve the attached budget amendment to increase the 
Stormwater Expense line item, as well as use Fund Balance Appropriated to balance.  
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BUDGET AMENDMENT # 4 

FY 25/26 BUDGET ORDINANCE 
Effective March 9, 2026 

 
Account #   Debit   Credit 

        
 
General Fund 
 
Revenues 
 
Fund Balance Appropriated  10-3990-0000            6,000.00 
 
Expenditures 
 
Stormwater Expense   10-4800-3305       6,000.00 
 
 

 
 
 
Approved this the 9th day of March 2026 
 
 
 
                                                                                            __________________________ 
                   Mayor Preston Blakely 
 
      
ATTEST: 
 
 
 
_____________________________ 
Christine Thompson MMC, NCCMC 
Town Clerk 
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Memorandum 

To: Mayor & Town Council 

CC: Mark Biberdorf, Town Manager 

From: Heather N. Taylor, Assistant Town Manager 

Date: 02/23/2026 

Re: Agenda Item for Consent: Audit Contract with Lowdermilk Church & Co. FY 25/26 

Attached is the audit contract and engagement letter with Lowdermilk Church & Co. for our audit of 
FY 25/26. 
 
Town Council is required to yearly approve the audit contract, and the amount for the FY 25/26 audit 
is $19,100 per the terms of this contract.  This audit contract will also include any single audit 
requirements to cover any grants the Town receives (FEMA, Greenway, etc.). 
 
I request that you approve this audit contract with Lowdermilk Church and Co. for the FY 25/26 
audit. 

CONFIDENTIAL 

Page 16 of 57



Page 17 of 57



Page 18 of 57



Page 19 of 57



Page 20 of 57



Page 21 of 57



Page 22 of 57



Page 23 of 57



Page 24 of 57



Page 25 of 57



Page 26 of 57



Page 27 of 57



Page 28 of 57



Page 29 of 57



Page 30 of 57



Page 31 of 57



Page 32 of 57



Page 33 of 57



Page 34 of 57



Page 35 of 57



 

Memorandum 
To: Mayor & Town Council 

CC: Mark Biberdorf, Town Manager 

From: Heather N. Taylor, Assistant Town Manager 

Date: 02/26/2026 

Re: Hurricane Helene Park Repairs- Project Summary 

Following Hurricane Helene, the Town completed extensive repairs throughout the park to 
restore damaged facilities, infrastructure, and amenities. Below is a summary of the total 
project costs and funding sources. 

Total Project Expenses: $1,103,905.70 

Expense Breakdown: 

• Concession/Restroom Building Repairs: $43,306.86 

• Ballfield Repairs: $33,000.00 

• Fencing & Multi-Court Repairs: $291,514.80 

• Electrical Repairs Throughout Entire Park: $162,479.00 

• Entrance Sign Replacement: $27,560.00 

• Miscellaneous Repairs/Replacements (trash cans, gravel, signage, water fountains, 
etc.): $57,141.68 

• Greenway Bridge & Streambank Repairs: $353,391.20 

• Engineering Assistance (electrical, fencing/multicourt project, greenway bridge, and 
streambank repairs): $135,512.16 

 

Total Project Revenues: $1,103,905.70 

Funding Sources: 

• FEMA Reimbursements: $902,523.38 

• Insurance Proceeds: $101,382.32 

• Donation/Transfer from General Fund: $100,000.00 
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  February 26, 2026 

  2 

 

FEMA Status Update 

The Town’s final FEMA reimbursement, in the amount of $306,106.32, has been obligated 
within the FEMA grants portal. Based on previous experience, there is typically a short delay 
of a few months between the obligation and the actual receipt of funds, so the Town 
anticipates receiving the reimbursement in the coming months. 

 
 
Through a combination of FEMA reimbursements, insurance proceeds, and local funding 
support, the Town has successfully completed over $1.1 million in hurricane-related park 
repairs. These improvements have restored park functionality, enhanced safety, and returned 
critical recreational amenities to the community. 
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MEMORANDUM 
 
TO: 

 

FROM: 
 

COPY TO: 
 

DATE: 
 

 
 
SUBJECT: Discussion and update on potential annexation of property for an additional ABC 

Store. 

 
Background:  
 
Recommendation:  
 
Attachments: 
None 
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MEMORANDUM 
 
TO: Mayor & Council 

FROM: Mark Biberdorf, Town Manager 

COPY TO: Heather Taylor, Assistant Town Manager 

DATE: 2/23/2026  
 
SUBJECT: Recommendations for Surplus Unassigned Fund Balance - Mark Biberdorf, Town 

Manager 

 
Background: 
Attached for Council's review is a memo detailing the excess unassigned fund balance for 
Fiscal Year 2024-2025.  This memo also discusses the Town's fund balance policy and the 
provisions for expending reserves that are above the maximum range. 
 
Recommendation: 
It is recommended that Council take action to approve one of the options for spending down 
fund balance reserves. 
 
Attachments: 
1. Recommendations for Surplus Unassigned Fund Balance 
2. Fund Balance policy.executed copy 
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MEMORANDUM 
 
TO: Mayor and Town Council 

FROM: Tyler Morrow, Planning & Zoning Director 

COPY TO: Mark Biberdorf, Town Manager 

DATE: 3/2/2026  
 
SUBJECT: Discussion — Regulatory Considerations for Data Centers within the Town’s 

Zoning Jurisdiction — Tyler Morrow, Planning and Zoning Director 

 
Background: 

At the request of the Town Manager, the Planning and Zoning Director has prepared 
background information for Town Council regarding data centers and their current regulatory 
status within the Town of Fletcher. 

The attached staff report outlines what data centers are, how they are presently addressed 
under the Town’s ordinances, and where such facilities would most likely be located if 
permitted. It also summarizes the General Statute requirements for adopting a temporary 
development moratorium should Council wish to consider that option in the future. 

Data centers have become a regional topic of discussion, particularly following the Town of 
Canton’s adoption of a data center moratorium at its February 11 special called meeting. 
 
 
Recommendation:  
 
Attachments: 
1. Staff Report-Data Center Discussion  
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STAFF REPORT | Planning and Zoning Department

Pa
ge

1

Data Center Discussion  
Town Council March 9th 2026 

 
Planning Department Staff Report 

Tyler Morrow, Planning and Zoning Director  
 

What are Data Centers? . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .2 
Current Regulations for Similar Uses . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .3 
Where would the Data Centers Likely be Built? . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .4 
Process for a Moratorium . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .5 
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STAFF REPORT | Planning and Zoning Department

Pa
ge

2

 

 

What are Data Centers?

Data centers are the physical facilities that house the infrastructure of the internet. At their 
core, they are networked computer systems designed for data storage and processing, 
supported by equipment such as battery systems, backup generators, and cooling technology.

Industry analysts expect continued growth in data center construction, including both large 
“hyperscale” facilities and smaller “edge” centers distributed closer to users. Developers are 
drawn to sites with low latency, reliable and affordable electricity, and access to fiber 
infrastructure.

While data centers have traditionally clustered near major internet hubs and employment 
centers, the rise of cloud computing is driving expansion into smaller metropolitan and rural 
areas. Large technology firms often seek sites for expansive, single-story buildings, while 
colocation operators may pursue infill locations or existing structures with strong 
connectivity.

Because data centers consume significant electricity and require cooling, developers prefer 
areas with lower power costs, cooler climates, and reduced natural hazard risk. 

From the outside, data centers often resemble typical commercial or light industrial buildings. 
However, their operational characteristics are usually very different from surrounding land 
uses. From a planning standpoint, the most significant distinctions involve their high 
electricity and water consumption, potential noise generation, heightened safety and security 
requirements, and relatively low employment densities.

In 2020, data centers consumed roughly 200 to 250 terawatt hours of electricity, about one 
percent of global demand. While efficiency gains have historically offset rising usage, growing 
demand from streaming, gaming, cloud computing, AI, and connected devices is expected to 
drive higher energy consumption. This figure does not include cryptocurrency mining, which 
alone used an estimated 60 to 70 terawatt hours in 2020, comparable to the annual electricity 
use of a mid-sized country.

Both data centers and cryptocurrency mining facilities generate significant waste heat and 
require substantial cooling, often relying on water. A medium sized data center can use more 
water annually than two 18-hole golf courses.

These facilities can also produce noise, particularly from rooftop or ground mounted cooling 
equipment, which may impact nearby properties, especially residential areas.

Because they operate continuously and house valuable equipment and sensitive data, data 
centers typically include enhanced security features such as fencing, gated access, and 
lighting. 

*Source- APA’s Zoning Practice June 2022 Issue “Zoning for Data Centers and Cryptocurrency Mining” By David 
Morley, AICP*
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STAFF REPORT | Planning and Zoning Department

Pa
ge

3

Current Regulations for Similar Uses  
 
  

In 2023, Council added “Cryptocurrency Mining Operations” as a use listed in the Use 
Matrix. Cryptocurrency Mining Operations are not currently permitted in any zoning 
district within the Town. They are defined as “The operation of specialized computer 
equipment for the purpose of mining one or more blockchain-based cryptocurrencies, such 
as Bitcoin. This activity, which is also termed “proof of work,” involves the solving of 
algorithms as part of the development and maintenance of a blockchain which is a type of 
distributed ledger maintained on a peer- to-peer network. Typical physical characteristics 
of cryptocurrency mining include specialized computer hardware for mining operations as 
well as equipment to cool the hardware and operating space. For the purposes of the 
associated regulations, cryptocurrency mining includes the commercial “creation” 
(“mining”) of virtual currency not recognized as legal tender of the U.S., but does not 
include the exchange of cryptocurrency, the use, creation, or maintenance of all types of 
peer-to-peer distributed ledgers. This definition does not include use of one or not more 
than five computers from which cryptocurrency is mined in an enclosed structure, provided 
the cryptocurrency is not mined for commercial purposes.”

As you will see, the current definition of Cryptocurrency Mining Operations is silent on 
overall data centers. While some data centers may include a cryptocurrency component, 
not all data centers involve cryptocurrency. Data centers can encompass a wide range of 
technological functions, such as hosting websites, providing cloud services, and supporting 
AI infrastructure. For these reasons, it would be my interpretation that our current 
definition and prohibition of Cryptocurrency Mining Operations does not extend to all data 
centers.

The ordinance does state, however, that “Any use not listed in the Use Matrix is prohibited 
unless the Administrator determines that it falls within the same class as a listed use as set 
forth.” Since data centers are not explicitly listed as a permitted use, it could be argued 
that they are already prohibited. However, without a clear definition or supplementary 
standards, an attorney could contend that a data center falls within an existing permitted 
industrial use category. In short, if the Town wishes to specifically regulate data centers, 
my recommendation would be to add them as a defined use and clearly indicate where 
they are permitted or prohibited. This would also allow the Town to adopt supplementary 
standards tailored to this use, ensuring it can be regulated in a manner consistent with the 
Town’s goals and priorities.

The ordinance further states “Uses not listed as a permitted (P), permitted with additional 
standards (PS) or requiring a special use permit (SUP) are presumed to be prohibited from 
the applicable zoning district. In the event that a particular use is not listed in the Use 
Matrix, and such use is not listed as a prohibited use and is not otherwise prohibited by 
law, the Administrator shall determine whether a materially similar use exists in this 
Chapter. Should the Administrator determine that a materially similar use does exist, the 
regulations governing that use shall apply to the particular use not listed and the 
Administrator’s decision shall be recorded in writing. Should the Administrator determine 
that a materially similar use does not exist, this Chapter may be amended to establish 
specific listing for the use in question.”
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Where would the Data Centers Likely be Built?  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

Based on the information outlined above regarding the size and configuration 
typically required for data centers, it is reasonable to conclude that such a 
facility in the Town of Fletcher would most likely be located within the M-1 
Manufacturing District. Properties within this district are generally larger in 
scale and capable of accommodating the square footage and building design 
commonly associated with data center development. 

All the areas within the Town that currently hold this designation are shown 
in the above map in purple. The existing town limits are shown in Cyan. 

If Council decides that data centers should be allowed in more areas, then 
the map can be adjusted accordingly. As mentioned previously 
Cryptocurrency Mining Operations are not currently permitted anywhere 
within Town limits, not even within the M-1 district which allows the most 
intensive of uses. 
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Process for a Moratorium 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Towns have the authority to adopt a temporary moratorium on development approvals in 
order to provide time to prepare and adopt new plans or regulatory standards. Pursuant to 
G.S. 160D-107, North Carolina local governments “may adopt temporary moratoria on any 
development approval required by law.”

G.S. 160D-107(d) requires the local government to be clear about why the moratorium is 
necessary as well as when and how the issues will be resolved. At the time of adopting a 
development moratorium the regulation must include the following details:

(1) A statement of the problems or conditions necessitating the moratorium and 
what courses of action, alternative to a moratorium, were considered by the 
local government and why those alternative courses of action were not 
deemed adequate.

(2) A statement of the development approvals subject to the moratorium and 
how a moratorium on those approvals will address the problems or 
conditions leading to imposition of the moratorium.

(3) A date for termination of the moratorium and a statement setting forth why 
that duration is reasonably necessary to address the problems or conditions 
leading to imposition of the moratorium.

(4) A statement of the actions, and the schedule for those actions, proposed to 
be taken by the local government during the duration of the moratorium to 
address the problems or conditions leading to imposition of the moratorium.

A moratorium must be limited to a reasonable duration tied directly to the time necessary 
to address the issue that prompted it. Under G.S. 160D-107(a), the length may not exceed 
the period required to correct, modify, or resolve those conditions. An extension is 
permitted only if the local government has taken all reasonable and feasible steps outlined 
in the original ordinance and if new facts or conditions justify the continuation. Any 
extension ordinance must include the same findings required by G.S. 160D-107(d), including 
a statement of the new facts or conditions warranting the extension.

For a moratorium of 60 days or less, the governing board must hold a legislative hearing 
and provide at least seven days’ public notice prior to the hearing. For any moratorium 
exceeding 60 days, the local government must comply with the standard notice and hearing 
requirements in G.S. 160D-601, including published notice of the legislative hearing on two 
separate occasions. These same requirements apply to any extension that causes the total 
duration of the moratorium to exceed 60 days.

An exception exists for situations involving an imminent and substantial threat to public 
health or safety, in which case a moratorium may be adopted without prior notice pursuant 
to G.S. 160D-107(b).
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MEMORANDUM 
 
TO: Mayor & Council 

FROM: Mark Biberdorf, Town Manager 

COPY TO: Heather Taylor, Assistant Town Manager 
Tyler Morrow, Planning & Zoning Director 

DATE: 2/24/2026 
 

 
SUBJECT: Town Center update on meeting with Lewis Real Estate Group - Mark Biberdorf, 

Town Manager 

 
Background: 
Attached is a memo summarizing the highlights of a recent meeting with Lewis Real Estate 
Group.  This is regarding their renewed interest in the Town Center project.  Staff will provide 
some additional background on this item at the meeting. 
 
Recommendation: 
This item is informational only. 
 
Attachments: 
1. Town Center Update. Meeting with Lewis Real Estate Group 
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